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While it would be preferable not to have so many access points along Robert Street, for 
access management/safety purposes (have access off of Kent—a local access street, 
instead of the collector street), that would be the only purpose of requiring an alley. 
    
Q. Curb, Gutter, Sidewalk, Paved Streets: Curb, gutter, sidewalk and paved streets shall 
be required in all proposed subdivisions unless waived in accordance with criteria set 
out in subsection 11-5-2B of this title by the planning, zoning and board, and the city 
council. All waivers of curb, gutter and sidewalks shall require acknowledgment by the 
developer on the final plat that future improvement districts for the development of 
curb, gutter and sidewalks shall be supported by future owners of the lots and be so 
noted on the final plat. The developer shall be responsible for demonstrating to the city 
that the grades and location of the proposed improvements shall be compatible with all 
future development in the area. 
 
Staff Comment:  A variance to the improvement of Robert Street to these standards is 
recommended, with the requirement for future improvement district participation noted 
on the plat. 
  
R. Street Cross Section: The minimum typical street cross section for each type of street 
shall be as shown on the master street plan. Details of the city standards for typical 
paving, curb, gutter, sidewalk, alley aprons and valley gutter sections may be obtained 
from the city engineer. 
 
Staff Comment: Previously discussed.  
 
S. Valley Gutters: The use of valley gutters in areas where storm sewer facilities exist or 
are proposed will be discouraged. 
 
Staff Comment:  Not applicable. 
 
T. Drainage: … Minor subdivisions shall be exempt from this requirement. 
 
Staff Comment:  This is a minor subdivision, which is exempt from this requirement. 
 
U. Lot Requirements: All lots within a proposed subdivision will meet the following 
requirements: 
1. Lots shall be sized to meet the requirements of the appropriate zoning. 
2. Every lot shall abut upon or have access to an approved street or an approved cul-
de-sac. 
3. Side lot lines shall be at approximate right angles to the street line on which the lot 
faces. 
4. Strip lots established with the intent of restricting access to streets or alleys will be 
prohibited. 
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Staff Comment:  Met. 
 
V. Blocks: Blocks shall be at least three hundred feet (300') long, normally, not to 
exceed six hundred sixty feet (660') long. All blocks shall normally be of sufficient width 
to allow for two (2) tiers of lots of approximately equal width and an alley. 
 
Staff Comment:  Met as much as applicable. 
 
OTHER: 
Section 11-5-1, DEVELOPMENT AND IMPROVEMENT also includes standards for 
construction, most of which relate directly to the items addressed above.  Those items 
that should be noted, but are not addressed above are listed below. 
 
I. Fire Hydrants: Fire hydrants shall be installed at intervals not to exceed five hundred 
feet (500') between hydrants and provided with standard hose connections as specified 
by the fire department. 
 
Staff Comment:  Met.  A city hydrant exists at the southwest corner of the property. 
 
J. Open Drains, Irrigation Ditches: All open drains and irrigation ditches shall be buried 
or, if possible, eliminated. 
 
Staff Comment:  A small irrigation ditch runs along the north property line, apparently 
partially on, but partially off, this property.  It runs to the east, serving the lots on the 
north side of Kent Avenue.  The applicant asks for a variance to the piping of this ditch, 
as the ditch crosses only a small portion of the property at the northeast corner.  This is 
a photo of the ditch-not the main ditch on the left side, but the smaller one on the 
right.  The ditch is not part of the City irrigation system. 
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M. Street Lighting: Street lighting shall be installed according to the standards and 
requirements established by the city electrical commissioner, the cost of which will be 
borne by the subdivider. 
 
Staff Comment:  Street lighting is not proposed, which would require a variance. 
 
N. Public Use Areas: … 
 
Staff Comment:  Minor subdivisions are exempt from this requirement. 
 
Final Plat 
At the time of the final plat application, which must be submitted with one year of 
preliminary plat approval, the subdivider will also need to demonstrate compliance with 
11-3-3.  Most of this is procedural, although the applicant should specifically note the 
irrigation/water rights requirement, which requires review and approval of an irrigation 
system to provide Cody canal water to the lots, or transfer of those water rights to the 
City.  The applicant has indicated that his intent is to transfer the water rights to the 
City (see Note 8 on the preliminary plat).   
 
STAFF COMMENTS: 
Staff has listed the applicable standards so that the Board can review each individually 
and let the applicant know if the preliminary plat appears reasonable, or if changes 
should be made to address any of the individual City requirements.  A list of conditions 
has been prepared, based on variances being granted to the following.  If any of the 
requested variances are not granted, additional conditions will be needed. 
 
Requested Variances: 
A. From dedication of additional right-of-way for Robert Street. (Provide 10’ utility 

easement instead.) 
B. From construction of curb, gutter, sidewalk, and streetlights along Robert Street 

and Kent Avenue frontages. (Agree to participate in future improvement district.) 
C. From the alley requirement. 
D. From covering (piping) of irrigation ditch along north property line. 
 
Required Finding:  The proposal qualifies as a minor subdivision, as no new public 

improvements are required.  All utility improvements are private connections, rather 
than utility extensions. 

 
Recommended Conditions of Approval: 
1. The existing shop on Lot 2 must be removed prior to final plat approval.  

Alternatively, the lot line between Lots 1 and 2 could be moved north so that a 
minimum 5-foot setback is provided for both the existing home on Lot 1 and the 
shop on Lot 2. 
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2. Individual gas and electric services are to be provided to each lot from the conduits 

installed under Robert Street to Lot 4—as opposed to excavating into Robert Street.  
Payment for the four new water connections and the electrical service fees is to 
occur prior to final plat approval.  Payment of the sewer connection fees is not 
required until the time of the building permit. 

3. Access for Lot 5 shall be from Kent Avenue, at least 50 feet from the edge of the 
Robert Street pavement.  A note to this effect must be included on the final plat. 

4. With the final plat application, provide evidence of compliance with City Code 11-3-
3(B)(1), relating to transfer of the Cody Canal water rights. 

5. Note the variances granted on the final plat. 
6. Include the following in the dedication certificate on the final plat:   
 “And do hereby agree to promote and participate in an improvement district for 

curb, gutter, and sidewalk on Robert Street when deemed necessary by the City of 
Cody.  And further, that this language shall be contained in each and all 
conveyances of record.” 

 
RECOMMENDATION: 
If the Board is in agreement with the proposal, recommend approval of the preliminary 
plat and variances, subject to the conditions noted in the staff report.  
 
ATTACHMENTS: 
Application 
Preliminary Plat 
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July 9, 2012 

 

 

City of Cody 

c/o Todd Stowell, City Planner 

P.O. Box 2200 

Cody, WY 82414 

 

RE: Zoe Addition – Preliminary Plat Variance Requests 

 

Dear Mr. Stowell: 

 

As part of the proposed preliminary plat application for the minor subdivision of the Zoe Addition 

we are requesting the following variances from the City Codes: 

• Title 11-4-2.P Alleys:  This is not relevant for this minor subdivision which is subdividing 

an existing lot with adequate access with no existing alley. 

• Title 11-4-2.Q Curb, Gutter, Sidewalk, Paved Streets:  The existing paved street section 

does not include curb, gutter, and sidewalks and would not coincide with the surrounding 

infrastructure. 

• Title 11-5-1.J Open Drains, Irrigation Ditches:  The existing irrigation ditch only crosses a 

small portion of the lot in the northeast corner of the proposed subdivision.  Minimal 

benefits will be obtained by piping this segment of the ditch. 

 

 

Sincerely, 

 
Craig Shavlik, PE/PLS 











Re
no

 C
ol

lis
io

n 
C

en
te

r
22

21
 L

t. 
C

hi
ld

re
s S

tre
et

Co
dy

 W
yo

m
in

g 
82

41
4

2 OF

FL
O

O
R 

PL
AN

A1

Ph
on

e:
 3

07
-5

27
-5

55
6

Fa
x:

 3
07

-5
27

-5
56

2

Project # 840

SUSAN HOVDE -
Architect

P.O. Box 1514
Red Lodge MT, 59068
(406) 446-3160

DATE:

June 19, 2012

C
H

AN
G

E 
O

RD
ER

D
AT

E:

Prel
im

ina
ry 

Plan
s

Not 
For 

Con
str

uc
tio

n

# 1

Precision Plan and Design Inc.

Custom Plan Service

(307) 587-6227

930 12th Street
Cody Wy, 82414

N

R

3'
-2

"
4'

-6
"

2'
-4

"
2'

-0
"

2'
-4

"
9'

-8
"

7'
-7

"
16

'-5
"

22
'-0

"
48

'-0
"

70
'-0

"

80'-0" 12'-0"

92'-0"

8'-10" 8'-8" 5'-10" 5'-10" 2'-4" 2'-6" 5'-9" 6'-3"

9'
-8

"
12

'-4
"

8'
-0

"
14

'-6
"

10
'-3

"
10

'-3
"

13
'-0

"

56
'-0

"

28'-9"

22
'-0

"

8'
-1

1"
8'

-5
"

4'
-8

"

46'-0"

7'-6"

12
 x

 1
2 

O
.H

. D
O

O
R

UP TO MEZZANINE

EXISTING SHOP
3,485 SF.

RECEPTION
AREA

DUSTY
11-6 x 11-8

EXISTING

SHOP BATH

SCALE 1/4" = 1'-0"

OFFICE FLOOR PLAN = 1,518 SF.

STORAGE ROOM
15-7 x 11-6SWAMP

 COOLER

ROLL UP DOOR

WAITING ROOM

3-0

UNISEX

3-0 x 7-0

3-0 x 7-0

3-0

11-6 x 12

3-0

CONFERENCE ROOM

12 x 12 O.H. DOOR

3-0 x 7-0
FLUSH

11-6 x 16-10

TODD
11-8 x 8-10

KERRY

CLAIRE
16-8 x 8-10

3-0

STORAGE
6-9 x 6

3-0

3-0

3-0

BREAK ROOM
12-8 x 12-4 MICRO.

SINK

12
 x

 1
0 

RO
LL

 U
P

SS
11

 4
' x

 4
'

SS
11

 4
' x

 4
'

SS11 4' x 4'SS11 4' x 4'SS11 4' x 4'

SHOP ADDITION # 1 = 428 SF.

3-0 x 7-0
1/2 LITE

4' SIDEWALK

4' SIDEWALK

4'
 S

ID
EW

A
LK

BAKE UNIT
1,000,000 BTU
NATURAL GAS

PAINT BOOTH

3-0 x 7-0
1/2 LITE

EXISTING PARTS SHED
20 x 12

FLUSH PANEL

WOOD GRAIN PANEL

3-0

PI
C.

 4
' x

 3
'-

6"

EX
IS

TI
N

G

MANUFACTURED STONE

LANDSCAPING
LANDSCAPING

12
 x

 1
0 

RO
LL

 U
P

SHOP
BATH

3-0

VERIFY DOOR LOCATION
WITH PAINT BOOTH LOCATION

3-0 x 7-0

EY
E 

W
A

SH

PARKING

PARKING

PARKING

AC UNIT

MECHANICAL FOR
 OFFICE AREA LOCATED
ABOVE IN MEZZANINE

NOTE:

FIX. (A)

FI
X

. (
A

)

3-0 x 7-0

FIX. (A)

FI
X

. (
A

)

(RB)
(RB) (RB)

(RB)(AG) (AG) (AG) (AG) (AG)



Re
no

 C
ol

lis
io

n 
C

en
te

r
22

21
 L

t. 
C

hi
ld

re
s S

tre
et

Co
dy

 W
yo

m
in

g 
82

41
4

3 OF

FL
O

O
R 

PL
AN

A2

Ph
on

e:
 3

07
-5

27
-5

55
6

Fa
x:

 3
07

-5
27

-5
56

2

Project # 840

SUSAN HOVDE -
Architect

P.O. Box 1514
Red Lodge MT, 59068
(406) 446-3160

DATE:

June 19, 2012

C
H

AN
G

E 
O

RD
ER

D
AT

E:

Prel
im

ina
ry 

Plan
s

Not 
For 

Con
str

uc
tio

n

# 1

Precision Plan and Design Inc.

Custom Plan Service

(307) 587-6227

930 12th Street
Cody Wy, 82414

N

76'-0"

8'
-0

"
14

'-6
"

10
'-3

"
10

'-3
"

13
'-0

"

56
'-0

"

28
'-0

"
28

'-0
"

38'-3" 9'-6" 28'-9"

56
'-0

"

76'-6"

38'-0" 30'-6" 7'-6"

OFFICE FLOOR PLAN = 1,518 SF.

3-0 x 7-0
1/2 LITE

12
 x

 1
0 

RO
LL

 U
P

12 x 12 O.H. DOOR

BODY SHOP ADDITION # 2 = 4,256 SF.

3-0 x 7-0
1/2 LITE

4' SIDEWALK

SCALE 1/4" = 1'-0"

BODY SHOP FLOOR PLAN

3-0 x 7-0

3-0 x 7-0
1/2 LITE

TROUGH DRAIN

SLOPE CONCRETE FLOOR TO CENTER

12
 x

 1
0 

RO
LL

 U
P

RE
TA

IN
IN

G 
W

A
LL

RE
TA

IN
IN

G 
W

A
LL

SHOP
BATH

SS
11

 4
' x

 4
'

3-0

OIL SEPARATOR BELOW SLAB
 WITH CLEAN OUT COVER FLUSH

WITH TOP OF SLAB

PARKING

PARKING

PARKING

PARKING

SLOPE DRIVE

DRAIN

VERIFY DOOR LOCATION
WITH PAINT BOOTH LOCATION

3-0 x 7-0

PARKING

EY
E 

W
A

SH

4' SIDEWALK

PARKING

PARKING

PARKING

FIX. (A)

FIX. (A)

FI
X

. (
A

)



Re
no

 C
ol

lis
io

n 
C

en
te

r
22

21
 L

t. 
C

hi
ld

re
s S

tre
et

Co
dy

 W
yo

m
in

g 
82

41
4

4 OF

EL
EV

AT
IO

N
S 

/ C
RO

SS
 S

EC
TI

O
N

S

A3

Ph
on

e:
 3

07
-5

27
-5

55
6

Fa
x:

 3
07

-5
27

-5
56

2

Project # 840

SUSAN HOVDE -
Architect

P.O. Box 1514
Red Lodge MT, 59068
(406) 446-3160

DATE:

June 19, 2012

C
H

AN
G

E 
O

RD
ER

D
AT

E:

Prel
im

ina
ry 

Plan
s

Not 
For 

Con
str

uc
tio

n

# 1

Precision Plan and Design Inc.

Custom Plan Service

(307) 587-6227

930 12th Street
Cody Wy, 82414

EXISTING BUILDING
TO REMAIN

T.O CONCRETE SLAB = 100'-0"

T.O. FRAME WALL = 114'-0"

T.O. RIDGE = 123'-10"

T.O. FRAME WALL = 109'-0"

T.O. RIDGE = 117'-2"

4

12

PAINTED TO MATCH NEW

SOUTH ELEVATION
SCALE 1/4" = 1'-0"

FIX. (A)

FIX. (A)

EXISTING BUILDING

EXISTING BUILDING

T.O CONCRETE SLAB = 100'-0"

T.O. FRAME WALL = 114'-0"

T.O. RIDGE = 123'-10"

T.O. FRAME WALL = 109'-0"

T.O. RIDGE = 117'-2"

MATCH
EXISTING

12

EAST ELEVATION
SCALE 1/4" = 1'-0"

EXISTING BUILDING

TO REMAIN

PAINTED TO MATCH NEW

FIX. (A)

SHOP
ENTRANCE

OFFICE
ENTRANCE

FIX. (A)

DOWN SPOUTS TO DRYWELL

AIR MAKE-UP
UNIT



Re
no

 C
ol

lis
io

n 
C

en
te

r
22

21
 L

t. 
C

hi
ld

re
s S

tre
et

Co
dy

 W
yo

m
in

g 
82

41
4

4 OF

EL
EV

AT
IO

N
S 

/ C
RO

SS
 S

EC
TI

O
N

S

A4

Ph
on

e:
 3

07
-5

27
-5

55
6

Fa
x:

 3
07

-5
27

-5
56

2

Project # 840

SUSAN HOVDE -
Architect

P.O. Box 1514
Red Lodge MT, 59068
(406) 446-3160

DATE:

June 19, 2012

C
H

AN
G

E 
O

RD
ER

D
AT

E:

Prel
im

ina
ry 

Plan
s

Not 
For 

Con
str

uc
tio

n

# 1

Precision Plan and Design Inc.

Custom Plan Service

(307) 587-6227

930 12th Street
Cody Wy, 82414

T.O CONCRETE SLAB = 100'-0"

T.O. FRAME WALL = 114'-0"

T.O. RIDGE = 123'-10"

SOUTH ELEVATION (CONT.)
SCALE 1/4" = 1'-0"

FIX. (A) FIX. (A)

DOWN SPOUT TO DRYWELL

EXISTING BUILDING

MATCH
EXISTING

12

T.O CONCRETE SLAB = 100'-0"

T.O. FRAME WALL = 114'-0"

T.O. RIDGE = 123'-10"

T.O. FRAME WALL = 109'-0"

T.O. RIDGE = 117'-2"

WEST ELEVATION
SCALE 1/4" = 1'-0"

FIX. (A)

DOWN SPOUTS TO DRYWELL

AIR MAKE-UP
UNIT



Re
no

 C
ol

lis
io

n 
C

en
te

r
22

21
 L

t. 
C

hi
ld

re
s S

tre
et

Co
dy

 W
yo

m
in

g 
82

41
4

4 OF

 E
LE

VA
TI

O
NS

A5

Ph
on

e:
 3

07
-5

27
-5

55
6

Fa
x:

 3
07

-5
27

-5
56

2

Project # 840

SUSAN HOVDE -
Architect

P.O. Box 1514
Red Lodge MT, 59068
(406) 446-3160

DATE:

June 19, 2012

C
H

AN
G

E 
O

RD
ER

D
AT

E:

Prel
im

ina
ry 

Plan
s

Not 
For 

Con
str

uc
tio

n

# 1

Precision Plan and Design Inc.

Custom Plan Service

(307) 587-6227

930 12th Street
Cody Wy, 82414

EXISTING BUILDING
TO REMAIN

T.O CONCRETE SLAB = 100'-0"

T.O. FRAME WALL = 114'-0"

T.O. RIDGE = 123'-10"

T.O. FRAME WALL = 109'-0"

T.O. RIDGE = 117'-2"

PAINTED TO MATCH NEW

NORTH ELEVATION
SCALE 1/4" = 1'-0"

EXISTING BUILDINGEXISTING BUILDING

DOWN SPOUT TO DRYWELL

AIR MAKE-UP UNIT

T.O CONCRETE SLAB = 100'-0"

T.O. FRAME WALL = 114'-0"

T.O. RIDGE = 123'-10"

NORTH ELEVATION (CONT.)
SCALE 1/4" = 1'-0"

FIX. (A)

EXISTING BUILDING





CITY OF CODY 
PLANNING, ZONING AND ADJUSTMENT BOARD 

STAFF REPORT 

MEETING DATE: JULY 24, 2012 TYPE OF ACTION NEEDED 

AGENDA ITEM:     P&Z BOARD APPROVAL: X 

SUBJECT: BASIN MECHANICAL SHOP ADDITION, 
SPR 2012-29 

   RECOMMENDATION TO COUNCIL:  

PREPARED BY: TODD STOWELL, CITY PLANNER    DISCUSSION ONLY:  
 
PROJECT DESCRIPTION: 
Gordon Allison of Basin Mechanical has submitted a proposal to construct a 30 ft. by 30 
ft. metal storage building/shop at their facility on 3429 Cottonwood Avenue.  The 
building will appear as an addition to an existing 30 ft. by 40 ft. metal storage 
building/shop.  Photos of the existing building and location of the proposed addition are 
attached. 
 
An elevation drawing was not submitted, but the applicant’s representative has 
indicated that the project will match the existing building in height and color (white with 
brown trim).  The addition will have a 10-foot wide overhead door and a 3-foot entry 
door on the front, west side of the building. 
 
REVIEW CRITERIA: 
The property is in the “D-3” Open Business/Light Industrial zoning district.  Section 10-
10C-5 of the zoning ordinance states: 

All structures within the district shall be architecturally compatible. Architectural and 
landscaping plans shall be submitted to the planning and zoning commission for 
approval. Architectural and landscaping details shall be maintained as shown by the 
approved plans. 

 
In addition, Section 9-2-3 states: 

Before the issuance of any permit under the international building code for 
commercial buildings situated within the city, the applicant, property owner and 
occupant shall meet with the planning, zoning and adjustment board to review the 
application and plans insofar as they pertain to the exterior of a commercial building 
and site plan conditions. The issuance of a permit shall be conditioned upon the 
applicant receiving an affirmative vote of a majority of the planning, zoning and 
adjustment board members in attendance at said meeting. 

 
STAFF COMMENTS: 
The surrounding area consists of a number of contractor yards.  The addition is also at 
the rear of the property, largely removed from any public view. 
 



SPR 2012-29  Basin Mechanical Shop 
Page 2 of 2 
 
Architecture: 
The architectural of the proposed building is primarily functional.  The exterior materials 
and colors will match the existing building, which is appropriate.  Due to the D-3 zoning 
and location of the proposal, a high level of architectural detail or design is not 
expected.   
 
Landscaping: 
No new landscaping is proposed. 
 
Storm Water Plan: 
The application indicates that storm water will be directed to a proposed drywell 
pursuant to Appendix G of the storm water manual.  A 6’ by 6’ by 3’ deep drywell is 
indicated.  However, according to Appendix G the size of the addition requires one, 
four-foot diameter and 6-foot deep drywell; or two, 3-foot diameter drywells; or a 
single percolation trench that produces 220 cubic feet of trench area.  An alteration of 
the storm water retention proposal is needed.  Some grading will be needed to direct 
the storm water to the drywell. 
 
Lighting: 
Exterior lighting locations are not indicated in the application.  It is my understanding 
that an exterior light is proposed.  The light should be required to be down-lit in nature. 
 
Parking, Buffer, and Signage: 
No new lighting, parking, buffer, or signage is required or proposed. 
 
Utility Conflicts: 
No utility conflicts have been identified. 
 
ATTACHMENTS: 
Application. 
 
ALTERNATIVES: 
Approve or deny the site plan. 
 
RECOMMENDATION: 
Approve the proposal subject to the following conditions: 
 
1. The drywell(s) or percolation trench must be sized to meet Appendix G of the 

storm water manual and must be inspected by the City engineer prior to cover. 
2. Any exterior light fixture is to be a down-lit, or cut-off style. 
3. A building permit is to be obtained for the building. 
 
 
 
H:\PUBLIC WORKS\REVIEW\SITE\2012\SPR 12-29  BASIN MECHANICAL STORAGE BUILDING\MEMOS FOR COUNCIL OR P&Z\STAFF RPT TO PC BASIN MECHANICAL.DOCX 
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